Planning Report
Whispering Coves - Townhomes
Initial Review

City of Verona
Plan Commission 8-1-2022

Summary: The Applicant is requesting an initial review to construct forty-four (44)
townhomes located at 401 Morningside Boulevard.
Property Location: 401 Morningside Boulevard
Property Owner:

North Neighborhood LLC
161 Horizon Dr., Suite 101A
Verona, WI 53593

Applicant:

Forward Development Group – Konner Kearney
161 Horizon Dr., Suite 101A
Verona, WI 53593

Existing Zoning:
Proposed Zoning:
Existing Land Use:
Proposed Land Use:

Rural Agriculture (RA)
Urban Residential (UR)
Vacant lot
Townhomes
Figure 1 – Location Map
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Site Description:

Forward Development Group has submitted a request for an initial review to construct
forty-four (44) townhomes (“Application”) located on Lot 1, Block 3 of Whispering Coves
(“Property”) addressed as 401 Morningside Boulevard. The vacant Property is 4.6-acres
and is zoned Rural Agriculture (RA). The Property is a corner lot located on Morningside
Boulevard and Harvest Moon Trail as depicted in red outline in Figure 1. Approved
single-family homes are located to the south of the Application, which are zoned
Neighborhood Residential (NR), and a stormwater management pond is located to the
east. The vacant property to the east of the pond is zoned Urban Residential (UR).
The Application is being reviewed as an initial review to gain feedback from the Plan
Commission as the Application would require a Zoning Map amendment from RA to UR
and site plan approval from the Plan Commission.

Approvals:
•

In August of 2018, the Common Council approved annexing 198-acres of land
into the City of Verona. This approval zoned the land to rural agriculture (RA-35).

•

In May of 2019, the Plan Commission and Common Council approved the
Preliminary Plat for 222 lots and 22 outlots with conditions.

•

In November of 2019, the Plan Commission and Common Council approved the
Final Plat for 214 lot and 29 outlots over 196-acres, Zoning Map amendment,
annexation, and General Development Plan (GDP) with conditions.

The approvals did not rezone the Property for the proposed townhouses and did not
approve that type of land use on those properties as depicted in darker yellow in Figure
1.

Development Process:

Any development on this Property is considered a new development and will go through
the following development process for the current Zoning Ordinance prior to receiving a
building permit. Some of these steps may occur concurrently.
•

Initial Review – The Applicant can submit an initial review or concept plan to
Staff to go before the Plan Commission for feedback. This is an optional step,
which is this Application.

•

Site Plan – The Applicant submits a site plan, which is solely approved by the
Plan Commission.

•

Zoning – The Applicant will need to apply for a zoning map amendment to
change the existing RA zoning district to UR, which allows townhomes. The
zoning map amendment is approved by the Common Council.
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•

Certified Survey Map (CSM) – The Applicant may apply for a CSM to modify
the lot lines, which is approved by the Common Council.

Zoning:
As part of the development process, the Applicant will need to request a zoning map
amendment to change the existing zoning of RA to UR. Table 2 contains a list of land
uses for the UR zoning district. The UR zoning district does not allow land uses from
transportation, industrial, vehicle, fitness facility and entertainment, eating and drinking,
service, and retail uses.

TABLE 2:
Use

UR

Agricultural
Community Garden
Residential
Apartment/Condo, above ground floor (mixed use)
Apartment/Condo, Building
Apartment/Condo, Complex
Cluster Mailbox
Community Living, 1-8 persons
Community Living, 9-15 persons
Community Living, 16+ persons
Duplex/Townhome, <4 units
Duplex/Townhome, >4 units
Senior Housing, Dependent
Senior Housing, Independent
Single-family, Detached
Institutional
Government Uses, Indoor
Government Uses, Outdoor
Outdoor Public Recreation, Active
Outdoor Public Recreation, Passive
Place of Worship
Public Service and Utilities
School, Elementary & Middle
School, High
Lodging
Bed & Breakfast

Permitted

Permitted
Conditional
Permitted
Permitted
Permitted
Conditional
Permitted
Conditional
Conditional

Permitted
Conditional
Permitted
Permitted
Permitted
Permitted
Permitted
Permitted
Conditional
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Site Plan Review:
The Applicant has provided an initial site plan review for the 4.6-acre Property. As
previously stated, the Applicant is requesting feedback from the Plan Commission
regarding the initial review. The Applicant is proposing market rate townhomes that
contain two (2) to three (3) -bedrooms in a range of 1,600 square feet to 2,100 square
feet, but the City does not require the number of bedrooms per unit or square footage.
The Applicant is purposing two (2) access points with one (1) from Morningside
Boulevard and the second from Harvest Moon Trail as depicted in Figure 2. The Fire
Department is comfortable with these two (2) access points for ease of entrance/exit
from the Property. The setbacks are shown on the initial site plan; however, the setback
lines are measured from the property line to the building and should be checked by the
Applicant in subsequent submittals to ensure these are met for the UR zoning district as
well as not exceeding the maximum lot coverage.

Morningside Blvd.

Figure 2 - Initial site plan

The Applicant has met the parking requirement of one (1) underground parking stall per
unit or in this case there is an attached garage per unit. There is still enough room for
an additional vehicle to be parked outside of the garage if needed without disrupting
traffic flow as the driveway will be twenty (20) feet long. Staff requests the Applicant add
visitor parking areas to the Property and include this in subsequent applications as well
as bicycle parking. Although not required, Staff suggests the Applicant install wiring or
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conduit to allow options for a property owner to install an electric vehicle charging
station in the garage.
The Applicant is purposing three (3)-story townhomes with two (2) stall attached
garages and no basements. The attached garages will be the lower-level entry to the
townhome per the Applicant’s narrative. The modern craftsman design will contain a
combination of vertical and horizontal siding, stone and masonry accents, and a pitched
roof with gable features as depicted in Figure 3.

Figure 3 - Initial townhome renderings

The townhomes located along the public street will have the front door facing Harvest
Moon Trail and Morningside Boulevard with garage access in the rear of the building
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from the private drive. Townhomes located interior to the site will have the front door
facing the open space or the stormwater pond with garage access from the private
drive. Staff recommends the Applicant determine a better way to have guest access the
front door of the townhomes without going uphill from the garage to the front door. Staff
is supportive of the overall townhome design and the two different building colors but
recommends the center townhomes have a variety of architecture.
The Applicant provided a map illustrating the location of the water and sewer lines. As
detail plans are available, the City Engineer will give detailed comments. Initial
comments from City Staff included confirmation of public water, while noting the road,
sewer, and trash service will all be private.
Staff Comments:
In general, Staff is receptive to the Application. The townhomes create a transition from
the single-family homes to the commercial zoning district along CTH M. Additional
information provided in subsequent applications will ensure that the impacts to the
approved single-family homes will be minimized.

Recommendation:
Staff recommends the Plan Commission review the submitted materials and provide
feedback to the Applicant.

Submitted by: Katherine Holt
Director of Planning and Development
Reviewed by: Adam Sayre, AICP
City Administrator

AS
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June 30, 2022

161 Horizon Drive, Suite 101A
Verona, WI 53593
Ph 608.848.9050
Fax 608.848.9051
forwarddevgroup.com

Adam Sayre, City Administrator
Kathrine Holt, Community Development Specialist
City of Verona
111 Lincoln St.
Verona, WI 53593
RE:

Whispering Coves Block 3 Lot 1 Townhome Concept Plan

Dear Adam and Katherine,
Forward Development Group, LLC (“FDG”) is submitting the following materials for review and
consideration for the Whispering Coves Block 3 Lot 1 Townhome Concept Plan:
A – Townhome Concept Site Plan
B – Architectural Precedent Imagery
C – Schematic Utility Plan

Background & Conceptual Programming
FDG is excited to present a proposed 44-unit townhome concept plan as an alternate housing option for
future residents within the Whispering Coves neighborhood. The townhome’s architectural facades and
detailing combined with garages loaded from an interior private alley offer pleasant curb appeal from the
surrounding community. The proposed townhomes along Morningside Boulevard and Harvest Moon Trail
have entries that connect to the public sidewalk creating a more welcoming and active streetscape. The
concept also plans to include outdoor community open spaces and a tot-lot playground. The orientation
of the townhome units is aimed to create an appealing streetscape while also capitalizing on views of the
adjacent stormwater basin and wetland conservancy for the interior units. A landscape buffer is planned
to be planted along the southern lot line to provide privacy between the townhome site and the singlefamily homes. Please see Attachment A for a depiction of the proposed Concept Site Plan.
The general assemblage of the site plan includes the following key components:
•
•
•

Public utilities (water & sanitary sewer)
Private access driveways
Common areas (shared green spaces & tot-lot)

Land Division & Proposed Density
The Whispering Coves General Development Plan (“GDP”) contemplates a maximum gross density of 6.0
dwelling units per acre on Block 3, Lot 1 which equates to 27 units (see page 13 Density and Intensity of
the GDP). As depicted on key note (1) in Attachment A, we anticipate Block 3, Lot 1 requiring a CSM to
further divide the parcel to account for the stormwater basin that was partially constructed on the lot.
The proposed site plan would increase the site density to 12 dwelling units per acre which equates to 44
total units. The increased density is largely due to the reduced parcel size (after further division via CSM)
as well as the design efficiencies with a townhome product (i.e. connected units as opposed to standalone units). The table below depicts the proposed density changes to Block 3 Lot 1. The increased density
would improve the affordability of the townhome product while remaining contextually sensitive to
adjacent land uses. The townhomes also provide a gradient from higher density residential along County
Highway M to the single-family housing within Whispering Coves.
Block 3 Lot 1 Size (acres)
Existing Whispering Coves
GDP - Block 3 Lot 1
Proposed Townhome
Concept Plan (Block 3 Lot
1 CSM)

Dwelling Units

4.6

Maximum Gross Density
(dwelling units per acres)
6 D/U

3.9

12 D/U

44

27

Once the CSM establishes final parcel size, a condominium plat is envisioned to create fee-simple
ownership for the units within the townhome development. In addition, the condominium would include
detailed declarations for operations, maintenance, etc. which would be included as part of any future
FDG/SIP applications.

Market & Architectural Considerations
The townhomes are designed to provide an alternate homeownership opportunity for buyers desiring to
enter the Verona market at a competitive price point. In an economy with inflated construction costs and
increasing interest rates, creativity in design to achieve affordability is critical and the composition of the
proposed townhome units aims to accomplish just that.
As demonstrated on Attachment B (architectural precedent imagery,) the intent is to utilize a
modern/craftsman design and a high-quality aesthetic to create a desirable living space for future
residents. Colors and materials are preliminary in nature but provide the proposed intent. The
architectural palette is generally comprised of the following:
•
•
•
•

Combination of vertical and horizontal siding
Alternate façade treatments and articulation (shakes, fascia details, etc.)
Stone & masonry accents
Conventional pitched roof with gable features

Each unit is generally proposed to range from 1,600 square feet to 2,100 square feet. The units are
planned to range from 2 to 3 bedrooms. In addition, there will be 3 parking stalls allocated to each unit (2
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in an attached/enclosed garage and 20 foot driveways to accommodate a third vehicle). The overall
building footprints will be constructed without basements (slab on grade construction) and the lower level
entry will be via the private, attached garages. Each unit will offer internal unit storage, among other
amenities. Floor plans will be provided as part of the Precise Implementation Plan (“PIP”) process.

Preliminary Engineering Considerations
As depicted on Attachment C, the schematic utility plan highlights some of the key site design
considerations for the proposed concept plan. The water (blue) and sanitary sewer (green) would be
public utilities while the alleys and site maintenance would be privately owned and maintained. The water
service would create a looped connection between Morningside Boulevard and Harvest Moon Trail. The
sanitary sewer would connect to the existing manhole on Harvest Moon Trail. The plan also includes the
lowest opening elevation (“LOE”) for the townhome units as those items will be key when monitoring
stormwater design as part of the SIP process. The site is designed to slope with the natural topography
draining from west to east. A private stormwater pipe network would collect stormwater throughout the
site and outfall to the adjacent stormwater basin to the east. Although preliminary in nature, the
schematic utility plan provides the general structure for the detailed engineering included in the PIP.

Conclusion
In alignment with the City of Verona Comprehensive Plan, this application is aimed to provide a diversity
of housing types within the Whispering Coves neighborhood by delivering a high-quality product at a
reduced price point from the traditional platted single family homesites.
We are excited to work with the City on this project and look forward to furthering the vision for the
Whispering Coves townhomes.
Sincerely,

Konner Kearney
Director of Entitlement & Sales
Forward Development Group, LLC

Attachments

cc:
Dave Jenkins (JSD Professional Services)
Ron Henshue (Forward Development Group)
Connor Nett (Forward Development Group)

A – Concept Plan
B – Architectural Precedent Imagery
C – Schematic Utility Plan
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ATTACHMENT A

ATTACHMENT B

ATTACHMENT C

